June Lake Area Plan Update 2017
Short-Term Rental Policies

I. ISSUES, OPPORTUNITIES AND CONSTRAINTS

Community Development: Land Use
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The short-term rental market (i.e., rentals for less than 30 days) in residential neighborhoods has exploded
worldwide, exhibiting a 15x growth rate from 2008 to 2016, and is also affecting June Lake. The market is dynamic
and seasonal, and rentals have become mainstream. No “silver bullet” exists; a variety of creative solutions and
mechanisms are needed to address the complexity of the issue. Effort is being made to avoid the trap of "yes” vs.
"no,” which results in a polarized discussion that does not delve into nuances of how to best tailor policies and
regulations to solve problems and take advantage of opportunities.

The short-term rental phenomenon in residential neighborhoods has some basis in the idea that excess assets can
be rented to or shared with others, potentially for a fee that benefits the owner. Given the growth in the short-
term rental market, the market has evolved from a small-scale supplemental sharing model to a full investment or
business model.

In order to provide opportunity for public input, develop and identify any consensus/common ground in the best
interests of the community, engage residents in conversations about the character of their neighborhoods, and
seek certainty and finality regarding short-term rentals, over 50 hours of community workshops were held
supported by over 200 hours of staff time since Dec. 2016. Workshops included education on the existing
industry/market and County regulations and identification of community character, technical considerations and
issues of individual neighborhoods, concerns and negative impacts, opportunities and benefits, and potential
solutions, and the input is funneled into the development of policies and regulations.

Concerns expressed about short-term rentals include disruption of the sense of neighborhood, impacts to quality
of life, inappropriate behavior and lack respect for the neighborhood by renters, lack of enforcement, poor
management, reduction in workforce housing units and property values, reduction in safety, inequitable
competition for traditional hotels/motels, and environmental and wildlife issues.

Opportunities expressed about short-term rentals include meeting a tourism market need, economic development
for June Lake, tax revenue for the County, assisting homeowners in keeping and upgrading their properties, the
potential for reduced impact compared to long-term rentals, accountability and enforcement through regulation,
protecting property rights, and educating, socializing with, and serving as ambassadors to visitors.

Very few legal mechanisms exist that require accountability by the online platforms, and some of these platforms
are lobbying for regulations at the state level to limit local government power. As a result, a regulatory solution is
not likely to emerge by regulating online platforms any time soon unless legal proceedings are pursued.

Differentiating between neighborhood impacts of illegal rentals vs. legal rentals is difficult, and the court of public
opinion often does not recognize a difference. The County has received very few complaints and had only one
enforcement case to date against regulated and properly permitted short-term rentals.

Local governments like Mono County are challenged to provide cost effective enforcement, whether rentals are
legal or illegal, due to 1) rental properties spread across many hosting platforms; 2) listings are highly dynamic,
constantly changing and requiring frequent monitoring and tracking; 3) data is not easily accessible through the
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hosting platforms, making acquisition of addresses, owners, frequency of renting, etc., very difficult; and 4) hosting
platforms may prevent property owners from including permit data on their listing. A multi-pronged enforcement
effort is needed to be successful, and be should coordinated across County departments.

24. Industry data indicates short-term rentals will not stop if they are banned or prohibited. They will continue to be
an issue that potentially impacts neighborhoods and requires a County response.

Community Development: Housing

25. The increase in short-term rentals in single-family residential areas has the potential to further reduce the already
limited housing stock available for workforce housing.

Community Development: Tourism

61. Short-term rentals (rentals less than 30 days) in single-family residential areas meets a tourism market need and
has the potential to utilize existing units for additional visitor accommodations, rather than units remaining vacant
and not contributing to the local economy.
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